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ABSTRACT
To respond to the environmental needs of the elderly,
one should look upon the problem in human detail, rather
than in statistical aggregate. When the elderly, as a
subgroup of our society, is singled out for special
attention, it is feared that sweeping generalities might
be applied to all its members. Indeed, society tends to
group all retirees in one category, labled "old" and
inclines to expect, and often demand, of all of them a
certain pattern of behavior. It is readily apparent that
the needs of an individual aged 50 are usually quite
different from those of someone aged 80. It would be
useful to divide the aging process into three stages and
examine their characteristics:
1. Young Aged
Aged between 50 and 70; these people not only have
freed themselves from the burden of biological reproduction,
but, also, have increasingly detached themselves from
their children. Either through the pursuit of higher
education, attainment of profession, marriage or child-
bearing, or a combination of these undertakings, their
offspring have hived off to establish their own homes
and families. These "young aged" are in, what sociolo-
gists call, the "empty-nest" phase of life. Sometime
during this period, those who have maintained a residence
big enough for a large family, now find their quarters
empty and burdensome. The household becomes too expensive
to maintain and even too large to keep clean. Moving to
a smaller place of abode brings with them losses of
neighborhood ties, the abandonment of a garden or a work-
shop. The contraction of activities and interests is
ii,
emotionally disturbing. However, these people are still
typically enjoying good health and are, for the most part,
physically active. Their physical characteristics require
little or no special environmental facilities. (It must
be pointed out here that "special environmental facilities"
is taken to mean "on the basis of the individual unit.")
2. Middle-aged Aged
Aged between 70 and 80; these people are typically
retired from active working life, whether it be of their
own volition, or through compulsory retirement. Our
industrialized society's wide practice of compulsory re-
tirement often brings on a severe psychological crises;
but, even if society were to provide greater flexibility
in imposing retirement, still, at some moment, early or
late, this blow would fall. The retiree is faced with
the stress of adjusting to living on a reduced income.
This, in turn, may necessitate a change of residence and
other financial retrenchments. Typically afflicted with
some sort of chronic illness, the Middle-aged Aged's
mobility is drastically reduced, and his life increasingly
seems to be meaningless. The community sharpens the
crisis by weakening the already fragile social connections,
either through the passing-away or moving-out of neighbors,
friends, and relatives. Because of decreased mobility
and chronic illnesses, these people require certain special
kind of housing.
3. The Aged Aged
Aged 80 and over; this group is characterized by
physiological deterioration, more a variable stage, than
the cessation of reproduction or work, described in the
earlier two stages. Whether the elderly is happy or bitter,
active or frustrated, depends heavily on his health and
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vigor and, also, his personal outlook. Indeed, senility
from emotional causes can be prevented by efforts on the
part of the individual himself. His happiness, and his
continued interest in life are also dependent upon how
well his community is geared toward preventing minor
impairment from turning, through the lack of prompt and
adequate care, into major disasters. In any event, the
period of the Aged Aged brings about an increased slowing-
down of the vital processes, the deterioration of bodily
functions, impairment of eyesight, of hearing, of memory,
of locomotion and fine coordination. With all these
physical losses, goes a loss of self-help, and with that,
self-confidence. In the end, the losses necessitate com-
plete care that usually accompanies terminal illness.
Invariably, this stage of life means some form of institu-
tional care, such as in a nursing home or a hospital.
The proposal made by this thesis projects to the
appeal of the Young Aged, anticipates most needs of the
Middle-aged Aged, but sidesteps the market of the Aged
Aged.
iv.
METHODOLOGY
Chapter 1 gives a brief historical background of
retirement housing, as well as some general information
on some existing communities. While Chapter 2 describes
the aged population in terms of number, growth, sex and
marital composition, income and housing patterns, Chapter 3
analyzes the environmental needs of the aged on three
levels: the dwelling unit, the neighborhood, and the
community. Chapter 4 probes at the extent of the retire-
ment market and some existing methods of federal and state
governments' assistance to the aged in their housing needs.
In Chapter 5, the retirement package is examined in terms
of types and quality of services provided versus costs
charged. Chapter 6 relates possible mutual benefits in
retirement communities' co-existence with municipalities.
Chapter 7 describes, briefly, the given site, and Chapter 8
is a quantitative program for the proposal of "An Environ-
ment for Retirement and Active Adult Living," and, finally,
Chapter 9 gives a summary and conclusion.
Chapter 1
INTRODUCTION
A Brief Historical Background
Contrary to popular opinion, the advent of retirement
communities cannot be accredited to our modern, industri-
alized society. According to historian Pierre Grimal
(The Civilization of Rome), the Romans were the first to
have constructed retirement villages for their retired
officers who had attained honorable achievements at battle-
fields. Built on the borders of large cities, the villages
were equipped with gymnasia, baths, and other recreational
facilities.
Retirement villages have existed in America for many
years. Sponsored by church groups, unions, and philanthropic
organizations, most of these facilities, to date, have merely
focused on "suitable" housing offered in institutional
settings, such as "nursing homes" or "homes for the aged."
Recently, much interest is being shown, especially
among private builders, in large-scale developments for
retirement facilities based on total community planning.
This thesis is about the research, analysis, and proposal
for such a community.
Recent Published Data on Retirement Communities
The phenomenal success of "Leisure World" is well
publicized.1 Owner Ross Cortese, operating through his
Rossmoor Corporation, takes pride in his across-the-nation
Business Week, April 11, 1964, p. 131.
2.
retirement centers. His biggest establishment is at
Laguna Hills, California. With its site covering 2,460
acres, it is projected for 18,000 dwelling units with
such luxurious facilities as swimming pools, golf courses,
and riding stables.
Final cost is reported to run as high as $375 million.
Known as the "General Motors of Retirement Communities,"
Rossmoor Corporation has communities under construction
and in planning stages in Princeton, New Jersey; Olney,
Maryland; and various suburgs of Chicago.
Another prominent builder, Robilt, Inc., opened the
first major retirement community in the Northeast, the
$90 million Leisure Village in Lakewood, New Jersey, in
1964.2 The New York Times reported that Leisure Village
is expanding with a condominium type of housing.
Other successful operators include Del Webb Corporation,
with four retirement communities in Arizona, California,
and Florida, and now expanding to the North, and Senior
Citizen's Housing Association, with chain apartment-house
communities in Knoxville, Tennessee, and Myrtle Beach,
South Carolina, with others planned in Hot Springs, Vir-
ginia, Palm Beach, and St. Petersburg, Florida.
It would be misleading to paint the economic picture
of retirement communities as rosy as the above. There are
failures, as well as successes. Research shows that
2Business Week, April 11, 1964, p. 128.
3
The New York Times, May 19, 1968, Real Estate Section.
4Saturday Evening Post, January 16, 1965, p. 18.
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retirement developments, whether they be large or small,
are indeed fulfilling the needs of many of our senior
citizens by offering them a healthful, productive and
congenial life during the twilight years. However, when
the demand is high and funds are readily available, through
the sale of homes and businesses by persons going into
retirement, or through government aid, there are attractive
opportunities for the fraudulent, as well as the inefficient
developer.
4.
Chapter 2
A BIRD'S EYE VIEW OF THE AGED POPULATION
The Demographic Revolution
Authorities agree that while the technological
revolution is having its dramatic impact on the socio-
economical conditions of the elderly (in the displacement
of their jobs through early and/or compulsory retirement),
a demographic revolution is having a similar impact on
their situation. In the half-century from 1900 through
1950, while the population of the United States doubled,
the number of persons over 65 quadrupled. In other words,
the United States is having a marked increase of elderly,
with the implication that this demographic change raises
many provocative questions which relate, directly, to
the housing needs of our senior citizens.
The Elderly Explosion
According to the 1950 U.S. Census, the number of
persons over 65 years of age in the nation was 12 million.
By 1960, this category increased to 16.5 million. Thus,
in ten short years, that segment of the population which
is 65 and over increased by 35 percent, while the total
population increased by only 18.5 percent. Figure 1
indicates the percentage of the total population in the
United States over 65 at 30-year intervals. In 1890, about
one out of every 50 Americans was 65 or older; today, about
one out of every 11 Americans is that age. Looking from
another perspective, 6,000 Americans reach the age of 65
every 48 hours.
5.
Figure 1
Population of U. S., Aged 65 and Over, as Percentage
of Total Population*
Year
1890
1920
1950
1980
Percent Aged 65 and Over
2.0
4.7
8.1
10.0
*Source: U.S. Census, April 1, 1960
Figure 3, in the form of a map, gives us, at a glance,
the percentage of elderly in America by state in 1960,
followed by a list of the estimated number of elderly vs.
total population in the same year. New York ranks highest
with 1,695,013, followed closely by California with
1,383,114. Figure 2 projects the Californian population,
aged 65 and over, to be two million by the year 1975.
Figure 2
Estimates
Year
1950
1960
1965
1970
1975
**Source:
of the Californian Population,
Male
409,000
591,000
657,000
731,000
821,000
Female
486,000
785,000
905,000
1,033,000
1,178,000
Aged 65 and Over**
Total
895,000
1,376,000
1,562,000
1,764,000
1,999,000
New Population Facts on Older Americans, Staff
Report, Special Committee on Aging, U. S. Senate,
Washington, D. C., U. S. Government Printing
Office, 1961.
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Figure 3
Percentage of Elderly by State
U. S. Census, 1960
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Figure 3 (cont'd)
Percentage of Elderly by
1960 Total
Population
New England
Maine
New Hampshire
Vermont
Massachusetts
Rhode Island
Connecticut
Mid-Atlantic
New York
New Jersey
Pennsylvania
East North Central
Ohio
Indiana
Illinois
Michigan
Wisconsin
West North Central
Minnesota
Iowa
Missouri
North Dakota
South Dakota
Nebraska
Kansas
South Atlantic
Delaware
Maryland
District of Columbia
Virginia
West Virginia_
969,265
606,921
389,881
5,148,578
859,488
2,535,234
16,782,304
6,066,782
11,319,366
9,706,397
4,662,498
10,081,158
7,823,194
3,951,777
3,413,864
2,757,537
4,319,813
632,446
680,514
1,441,330
2,178 ,611
446,292
3,100 ,689
763,956
3,966,949
1,860,421
States
1960
Elderly
106 ,619
67,975
43,657
571,492
89,387
243,382
1,695,013
558 ,144
1,131,937
892,989
447,600
977,872
641,502
403,081
355,042
328,147
505,418
58,817
71,454
167,194
239,647
35,703
226,350
55,769
289,587
173,019
Percent
Elderly
11.0%
11.2
11.2
11.1
10.4
9.6
10.1
9.2
10.0
9.2
9.6
9.7
8.2
10.2
10.4
11.9
11.7
9.3
10.5
11.6
11.0
8.0
7.3
7.3
7.3
9.3
North Carolina
South Carolina
Georgia
Florida
East South Central
Kentucky
Tennessee
Alabama
Mississippi
West South Central
Arkansas
Louisiana
Oklahoma
Texas
Mountain
Montana
Idaho
Wyoming
Colorado
New Mexico
Arizona
Utah
Nevada
Pacific
Washington
Oregon
California
Alaska
Hawaii
4,556,155
2,382,594
3,943,116
4,951,560
3,038,156
3,567,089
3,266,740
2,178,141
1,786,272
3,257,022
2,328,284
9,579,677
674,767
667,191
330,066
1,753,947
951 ,023
1,302,161
890,627
285,278
2,853,214
1,768,687
15,717,204
226,167
632,772
314,375
150 ,103
291,791
554,575
291,663
310,337
261,339
189,498
194 ,704
241,020
249,126
747,215
65,452
58,046
25,745
157,855
51,355
78,130
59,672
18,258
279,615
183,943
1,383,114
5,428
29,108
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6.9
6.3
7.4
11.2
9.6
8.7
8.0
8.7
10.9
7.4
10.7
7.8
9.7
8.7
7.8
9.0
5.4
6.0
6.7
6.4
9.8
10.4
8.8
2.4
4.6
8.
Sex Composition
Census figures show that in 1960, for every 100 men
aged 65 and over, there were 121 women in the same age
group. The 1900 census indicated 98 women for every 100
men aged 65 and over. Future projections indicate that
by 1975, there will be 138 women for every 100 men aged
65 and over. This trend toward a greater proportion of
older women is the result, primarily, of a more rapid
decline in female than male mortality.
Marital Status
Census figures for 1960 also show that the typical
elderly man is married (7 out of every 10), and the typical
woman is a widow (2 out of every three). Because women
have a lower mortality rate than men, age for age, and
tend to marry men older than themselves, relatively more
women than men lose a spouse through death. Remarriage
following death of a spouse, furthermore, is more frequent
among men than women. As a result, by the time they reach
70, more than half of all women are widows. At that age,
however, almost three out of four men are still married.
It is not until they are age 85, that a majority of men
find themselves widowers. In short, nearly one-half of
all of the aged (about 8 million, in 1960) are widowed,
single, or divorced.5 This half-and-half figure agrees
roughly with the computations under "Quantitative Program -
Dwelling Units."
5Charles Geoldner and H. Munn, "The Significance of
the Retirement Market," Journal of Retailing, Vol. 40,
No. 2 (1964), p. 48.
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Income and Housing
The income picture has some cheerful aspects, even
though the elderly person, aged 65 and over, is notoriously
poor, compared to his younger countrymen. Figure 4 gives
us an idea of their income and their manner of abode
(in California).
Figure 4
Estimated Income of California Elderly Households (Percentage)6
$0- $1,000- $2,000- $3,000 $5,000
$999- $1,999 |$2,999 $4,999 & over Total
1950
35 22
50 21
68 17
13
11
8
16 14
11 7
4 3
100
100
100
With Relatives 85 8 8 3 1 100
All Groups: 53 18 10 11 8 100
1960
Owners 25 20 13 17 25 100
Renters 41 22 12 13 12 100
Roomers 58 22 9 6 5 100
With Relatives 79 11 4 3 3 100
All Groups: 79 11 10 12 15 100
1970
Owners 12 37 12 16 23 100
Renters 18 46 12 13 11 100
Roomers 30 51 9 6 4 100
With Relatives 51 36 5 4 4 100
All Groups: 21 41j 11 12 15 100
62% under
$2,000
6Wallace Smith, "Housing for the Elderly in California,"
U. C. Berkely, Press, 1961, p. 4.
Owners
Renters
Roomers
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We can interpret the above table in at least three
different ways:
1. The elderly, aged 65 and over, has a relatively
low income. Year 1970 shows that a total of
62 percent of them has an income of less than
$2,000. At the present, retirement housing
does not draw residents from this group of the
elderly.
2. Regardless of income level, some elderly house-
holds are to be found in each type of abode,
indicating a heterogeneous preference for the
manner or type of housing among the elderly.
3. Independent living, particularly home ownership,
prevails. This is especially so in high-income
bracket elderly households.
Compulsory and Early Retirement
One of the ironies of our time is the discrepancy
between the achievements of medical science and the
number of jobs our economy can supply. Although people
live longer today, we insist on retiring workers at 65.
To make the situation even more incongruous, America finds
itself faced with an unusually larger number of new
entrants (teenagers) into the labor force at the same
time that technological change is widely believed to be
eliminating jobs faster than at any time during the last
three decades. Early retirement is among the measures
for increasing the number of available jobs for meeting
the problem of workers displaced by technological change. 7
Retirement imposes a number of emotional stresses,
but one should learn how to adjust oneself to his new
7
"Early Retirement" Bureau of Labor Statistics,
U. S. Department of Labor, San Francisco, California, p.l.
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life cycle. The retiree should keep in mind that the
unfortunate reputation of old age arises from the mis-
conception that aging means only decline. This is untrue.
For losses in certain physical and mental capacities,
there are gains in others. With waning powers of speed
in adaptation, there come compensating increases in skill.
Some decline in memory for petty details is often offset
by better judgment. Broader vision and great consciousness
of social responsibility are other gains of later maturity.
One should bear in mind that, often, the gains exceed the
losses and the mature years provide a rich potential for
growth of character and wisdom. Indeed, senility from
emotional causes can be prevented by efforts on the part
of the individual, himself. A pleasing and meaningful
pattern of life can be nurtured by proper disposition and
temperament.
12.
Chapter 3
THE ENVIRONMENTAL NEEDS OF THE ELDERLY
The environmental needs of the aged call for analysis
on three levels: the dwelling unit, the neighborhool, and
the community.
The Dwelling Unit
In a large measure, the Dwelling Unit has spaces for
activities similar to those for all people. These spaces,
enumerated below, determine the relationships which must
exist between themselves, as well as the size, shape,
orientation, equipment, and character of the space, itself.
1. space for leisure
2. sleeping area
3. accommodations for personal hygiene
4. meal preparation and dining
1. Space for Leisure
a. Since the retiree has an abundance of leisure
time, the living room is used extensively and intensively,
spaciousness is a prerequisite. Proper proportioning,
long vistas and open planning should be considered.
b. A good view.
c. Ample wall area and means of hanging, other than
direct hanging, for large and cumbersome pieces of furniture
and large heavy pictures.
d. Extra-wide window sills, or other areas, to
accomodate plants.
e. If the dining area is to be combined with the
living area, the dining table is recommended to be by the
window. If the disposition of the room is such that only
13.
one location is possible for the table, then provisions
should be made in that area for a light and a convenient
outlet to accomodate a radio, toaster, etc.
f. In the case of efficiency (combined living-sleeping
arrangement), it is highly desirable if the furniture can
be arranged in a number of different ways. For example,
it is desirable to have the bed lengthwise along a wall
or in a shielded corner and treat it as a sofa or couch
to avoid the institutional look otherwise obtained.
2. Sleeping Area
a. The bedroom or sleeping area should have good
ventilation, light, and view (in the case when one is
bedridden).
b. The space should permit placement of the bed
so that a clear minimum space of 18 inches can be left
on three sides. This is necessary in order to facilitate
bedmaking and, also, any nursing which may be necessary.
In case of two-person occupancy, three feet is often
recommended as the clear distance between beds. Some
sources also suggest allowing at least five feet at one
side of the bed for a wheelchair.
c. There should be space for an oversized night
table to hold medicines, water, tissues, etc., in larger
quantities than normally necessary.
d. The arrangement of the space should be such as
to permit placement of the bed so that a bedridden person
can easily look out the window.
e. It is often desirable to provide a bell or buzzer
near the bed, in case of emergency.
f. There should be a convenience outlet in close
proximity to the bed's location, which is also switched
from the door or the entrance to the space. This would
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permit a bed lamp to serve as the essential "nightlight."
Because of the two-way switching, this arrangement is
preferable to the use of a single-switched ceiling or wall
fixture.
g. There must be a short and direct access from the
bed to the bathroom.
3. Accommodations for Personal Hygiene
a. Safety and convenience is top priority in a
bathroom since many accidents have occurred in this area
by the elderly.
b. The bed-to-bathroom relationship should be the
shortest route possible, even if it means the expense of
indirect access for one's guests.
c. The normal three items of equipment (toilet,
lavatory, and tub and/or shower) are acceptable, but the
provision of grab bars at strategic positions is of utmost
importance.
d. The shower, rapidly becoming more acceptable,
is cleaner, safer, and more invigorating than the tub.
4. Meal Preparation and Dining
a. A separate kitchen or a kitchen alcove is generally
preferred--spaciousness avoids hazardous working conditions.
b. The kitchen should be very close to the front door
and also serve directly to dining alcove.
c. An alternate dining space in the kitchen is also
acceptable.
d. With respect to the efficiency and the convenience
of the arrangement of equipment, the most desirable sequence
is: refrigerator-counter-sink-counter-range-serve.
e. Electric ranges and ovens should be used instead
of gas.
f. With respect to storage, all reaches over 63 inches
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and under 27 inches should be discouraged so as to avoid
unnecessary fatigue and satisfy the rule of physical and
visual accessibility.
g. The provision of a garbage disposal unit is de-
sirable.
h. Sliding doors for closets are preferred.
The Neighborhood
Although authorities differ in their concept of the
role of the neighborhood units (particularly as to its
effectiveness in overcoming urban social detachment), it
will be accepted here as a working unit in the development
of a physical form for the housing of the retiree.
Many surveys have been conducted to probe the pre-
ferences of the elderly, in terms of neighborhood require-
ments. Among them, two studies stand out in their thorough-
ness. Wallace Smith, under the auspices of the Center
for Real Estate and Urban Economics, of the University
of California, summarizes his reports in the following
manner:
1. Living with relatives is a distasteful alternative
for the great majority of elderly couples and for most
unattached men and women.
2. Housekeeping arrangements are desired by virtu-
ally all couples, most women, and the majority of men.
3. Most couples are willing, in order to remain in
separate dwelling units, to make greater sacrifices than
unattached persons.
4. Homeownership appears to be desired by most of
the aged, especially by those with more income (from
Social Security, pensions, etc.).
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5. Roominghouse life is more acceptable to low-
income men than women (or, perhaps, to their respective
relatives who may feel responsible in the matter) 8
Robert Wilson, another authority in the field of
housing for the aged, conducted an interview survey for
the Institute for Research in Social Sciences, at the
University of North Carolina, in 1960. A sample of 100
aged persons were asked to rank 12 items from those most
important "in making a neighborhood an ideal place to
live," to those least important. In order, they were as
follows:
1. Good roads and sidewalks
2. Convenient public transportation
3. The right kind of people in your neighborhood
4. Quietness of the neighborhood
5. A neighborhood where people attend to their own
business
6. Friends close by
7. A friendly neighborhood that has the type of
people with whom you can stop and chat awhile on the street
and visit often
8. Plenty of parks
9. Shopping facilities not too far away
10. A neighborhood where one can be oneself and not
have to worry about what people think
11. A neighborhood that people from other places look
up to and have good opinions of
12. A neighborhood that has a mixture of all types
of people
8 Ibid., Smith, p. 13
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The high priority of Items 3 and 4, and the low
priority of Item 12 dispel a planner's rationale of a
"Balanced Community," it being assumed that, culturally,
the elderly enrich any community, particularly the
children. That is, if the aged are sprinkled in a com-
munity as one might sprinkle seasoning on a piece of
steak, the whole lot will be better. The basic fallacy
here is in the assumption that the elderly still perform
the "guardian-of-tradition" role, when, in fact, they have
been largely replaced by Captain Satellite and Mr. Magoo.9
The Community
From all sources, it appears that if the total needs
of the retiree are to be met, the following services ought
to be incorporated on the community level:
1. Availability of medical and health services
2. Social services, including social contacts and
participation in the affairs of the community
3. Recreational facilities, including meaningful
work or work-substitutes
4. Shopping and its related facilities
1. Medical and Health Services
Medical facilities on the community level include
hospital, nursing and extended-care units. In addition,
various clinics with dispensaries are provided on the
neighborhood level, enabling a patient to have quick
checkups, instead of having to travel far and wait in lines.
Provision of a medical plan, all covered in a monthly
payment for one's dwelling unit, was first initiated by
Ross Cortese in his projects at Leisure World, Seal Beach.
The plan proves to be a great selling point to older people
9 Ibid., Barker, p. 19.
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who are fearful of income-draining illnesses.10 Other
services, such as housekeeping, visiting, and home meal
services are also attractive but have, generally, been
used on smaller projects where, presumably, its manage-
ment can easily be realized.
2. Social Services, Contacts, and Participation in the
Affairs of the Community
In this category, visiting or being visited by neigh-
bors, churchgoing, or participating in clubs and political
organizations are among the social contacts in which the
elderly person is liable to find himself engaged. Research
shows that, if transportation permits and proximity favors,
the retiree avails himself with such activities with
diligence. Casual contacts are encouraged through the
juxtaposition of activities, the arrangement of dwelling
units, and the layout of the pedestrian network. At
Leisure World, every retiree, after having paid a down
payment for his unit, becomes a member of the Corporation,
electing a Board of Directors to guide and steer the
affairs of the community. Through the Board, difference
with the management (rent payments vs. services provided)
are ironed out in a democratic manner.
3. Recreational Facilities Including Meaningful Work or
"Work Substitutes"
Much of the literature concerning the aged emphasizes
the activity needs of the retired population. It is
frequently said.that, because of increased leisure and
longer retirement, additional ways to occupy time should
be found. Recreational activities have been suggested as
one way of fulfilling a desire for self-expression, as
therapy in the treatment of loneliness, and as a means of
1 0 Ibid., Business Week, p. 133.
GOMM- gw
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preventing physical or mental breakdown on the part of the
aged. A corollary of this idea is the concept that loca-
tion of the aged should help to encourage participation
in neighborhood and community activities to the limit of
their abilities.11
Numerous work-substitutes are suggested in the profes-
sional workshop called for in the original program. The
retiree can avail himself from a great variety of subjects,
ranging from woodworking to dressmaking activities. Pooling
craftsmanship and labor in this manner makes it possible,
not only for social interaction, but, also, the possibility
of contracting production for business or industry, i.e.,
making dresses, packaging, jewelry, printing, making
model boats, furniture, etc.
4. Shopping and Related Activities
Out of necessity, the retiree has to shop and perform
a number of related activities such as banking, going to
the post office, or to the hairdresser's. Provided, on
the neighborhood level, will be facilities such as grocery
stores, hairdressers, laundromats, branch post offices.
On the community level, department stores, chain food
stores, movie theaters, restaurants, and other diversified
stores will be provided.
"Community Aspects of Housing for the Aged," Marilyn
Langford, Cornell University, Ithaca, New York, 1962, p. 19.
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Chapter 4
THE RETIREMENT MARKET
Realizing certain shortcomings of their present housing
situation (present housing pattern and neighborhood design
geared by the rearing of children and many concepts of
community design are relevant to the young), the elderly
person turns to special retirement housing, creating a
market demand, not only in the sunshine belts of the
country, but, also, elsewhere in the nation. The 1960 cen-
sus shows that, with a potential market of 315,000 house-
holds in California, only 120,000 units have been construc-
ted or are in the process of being built. On a national
scale, the market currently represents a potential demand
of almost one-quarter million units a year.
The reasons for all the demand have been discussed in
detail in preceeding chapters in the form of preferences
and desires of the retiree. Preferences and desires,
while useful in explaining the reasons for a particular
demand, tell little about the size or extent of that
demand. Income, on the other hand, is useful in estima-
ting the extent of a particular demand in terms of a
market situation.
Figure 5 shows the number of California elderly house-
holds in each housing arrangement in each of several
income categories. Percentage distributions reveal that
the proportion of elderly who are, for example, homeowners
is considerably smaller at low-income levels than at high-
income levels. The Figure also shows the maximum monthly
housing cost, which each of the income classes would permit,
on the assumptions of 25 percent and 30 percent rent-income
ratios.
11
Figure 5
Estimated Relation of Housing Arrangements to Income, California Elderly Population, 196012
(Thousands of Households)
I N C O M E C L A S S E S
$0 -
$999
No. %
Housing
Arrangements:
Owners
Renters
Roomers
With Relatives
Total
Income
Distribution
Maximum Monthly
Housing Budget:
25% Rent-Income
Ratio
30% Rent-Income
Ratio
113
107
60
164
25
24
14
37
444 100
44
$21
$25
$1,000-
$1,999
No. %
90 46
60 31
22 11
23 12
$2,000-
$2,000-
$2,999
No. %
$3,000-
$4,999
No._ %
58 54 77 62
32 30
9 8
8 8
195 100 107 100
19
$42
$50
10
$63
$75
34 27
6 5
7 6
124 100
12
$5,000
& Over
No. %
109 72
32 21
5 3
6 4
All
Incomes
No. %
447 44
265 26
102 10
208 20
152 100 1022 100
15 100
$104
$125
12 Ibid., Smith, p. 15
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In a detailed survey of the significance of the
retirement market, Goeldner and Munn, as other authorities
on the subject, are optimistic about the financial well-
being of the Retiree, present and future. In terms of
purchasing power, the median incomes of the elderly,
according to statistics, more than doubled from 1951 to
1959 for unmarried women, increased two-thirds for couples,
and advanced more than 50 percent for unmarried men. The
Wall Street Journal recently stated that, with pensions
and other benefits rising, the annual income of over-65
Americans is expected to climb some $20 billion over the
next 12 years, up from $35 billion now.13
In addition, older people are known to be more likely
to have savings and assets than younger persons, and this
may give them substantial buying power, even if incomes
are low. According to the Federal Reserve Board of Consumer
Finances, of some 8 million spending units with head aged
65 or more, 71 percent had liquid assets while 29 percent
did not. Seventeen percent had $1 to $500; 21 percent,
to $2,000; and 33 percent had $2,000, or more. 4
The future economic position of the aged is improving.
More Americans are being covered by retirement plans,
pensions, life insurance, and other benefits. The govern-
ment, regardless of party, will be attentive to this market's
demands, as evidenced in the recent national campaign speeches
by both Hubert Humphrey and Richard Nixon. Increased bene-
fits and liberalized tax benefits will trickle down into
the marketplace one way or another, thus augmenting this
group's buying power.
1 3 Ibid., Goeldner and Munn, p. 49
1 4 Ibid., Goeldner and Munn, p. 50
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In addition to private resources, the retirement market
benefits from governmental programs. The Federal Housing
Administration (FHA) and the Federal National Mortgage
Association (FNMA) were authorized to extend special help
to the elderly commencing with the 1956 Housing Act. In
forms of liberal financing terms, mortgage insurance, direct
loans, and, more recently, rent supplements, Federal and
local agencies are directly involved with the problem of
housing for the aged.
Figure 6 is a summary of types and features of both
private and public-sponsored housing assistance, developed
particularly to aid the elderly in meeting their housing
needs. These programs, with a few notable exceptions, are
of relatively little importance to the retirement market,
which currently caters to the "rich" elderly. 1 5
15 Ibid., Barker, p. 27.
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Figure 6
Types of Housing Assistance for Elderly People1 6
Type of
Assistance
No. of
Units in
California
Min. Annual
Income
Required2
Private Cost-Cutting Measures:
(a) Government-Assisted Programs
FHA Sec. 203
FHA Sec. 207-231
FNMA Special
Assistance
Federal direct
loans
(b) Other Private
Liberal mortgage
terms to indivi-
dual borrowers
Liberal mortgage
terms to rental
projects
$70 million fund
to support 203,
207, 231 mortgages
Loan fund to assist
nonprofit developers
Measures
Cooperatives
Property
Improvement
Converted Hotels
Mobil homes
Direct lending
by States
Public Housing
FHA Sec. 231 avail-
able; liberal mort-
gage terms
FHA Title I avail-
able; convenient
credit terms
Low-cost "congre-
gate" living; not
assisted
FHA Sec. 207 avail-
able for parks
Low interest, long
term loans to indi-
vidual borrower or
rental developer
Specially designed
units at rents based
on ability to pay
n.a.
n.a.
n.a.
n.a.
379
$2 4 0 0 c
--
d
$1, 8 0 0 e
1While many are "not available," there is reason
that none of these would be substantial figures.
to believe
2These figures are intended, primarily, as illustrations
of relative cost. The assumptions involved are as follows on
the next page:
Program
n.a.
1,512
$3,4 0 0 a
$2,400b
335
$2,400 9
$1,000h
25.
a. $60 monthly to amortize $10,000, 25-year, 5 1/4%
loan, plus $25 operating costs; 30% "rent-income"
ratio
b. $60 rental, 30% rent-income ratio
c. Same costs and financing as FHA 207-231 nonprofit
development, 30% ratio; occupants' equity reduces in-
come required
d. Repayment of $1,000, Title I loan in five years would
add $21 to monthly housing costs
e. $100 monthly charge for room and two meals covering
66 2/3% of occupants living expenses
f. $90 initial monthly cost, 30% "rent-income" ratio;
equity would reduce income required
g. For owner-occupant: $9,500, 30-year, 3% loan, plus
$20 monthly operating costs, 30% ratio
h. $25 minimum rent, 30% rent-income ratio
1 6 Source: Ibid, Smith, p. 16
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THE RETIREMENT COMMUNITY PACKAGE
Much keener than the general housing consumer, the
retiree purchases housing with great care as to the total
communal facilities offered at, or near, his new place
of abode. He more than often looks for a "package" of
related physical and social facilities, all included in
one monthly payment for the rent or maintenance of his
dwelling unit.
As might be expected, most of the existing retirement
communities in California have an unusually large amount
of community recreational facilities. Figure 7 represents
the result of a survey by Michael Barker, done in 1965.
It indicates that a well-equipped retirement community
would probably have such major facilities as a golf course,
a swimming pool, some sort of a community administration
center, and a party room or common hall. After these
"Iessentials" comes a wide variety of what might loosely
be called minor facilities. These differ from community
to community and include workshops, studios, libraries,
and outdoor facilities such as horseshoes and shuffleboards.
Health facilities, on the whole, were conspicuously
absent. However, some communities (29 percent) had sauna
baths, physical therapy facilities, and some sort of clinic.
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Figure 7
Percentage of California Retirement Communi 4es
Possessing Selected Physical Features
Percent
Physical Feature Possessing
Card Rooms 94%
Community Administration Center 94
Party Rooms 94
Shuffleboard 94
Dance Hall 88
Horseshoe Pits 88
Swimming Pool(s) 88
Golf Course 82
Billiard Room 71
Classrooms 71
Garden Plots 71
Library 71
Painting Studio 71
Sewing Room 71
Bowling Green 65
Ceramic Shop 65
Wood Shop 59
Lapidary 53
Shopping Center 53
Dark Room 35
Community Post Office 29
Sauna Baths 29
Physical Therapy Facilities 29
Clinic on'Premises 29
Bicycling Paths 24
Riding Stables 18
Volley Ball Courts 18
Tennis Courts 12
A Few Shops Included 6
Hospital on Premises 6
1 7 Source: Ibid., Barker, p. 39
7
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How Many Communities?
Of the estimated 813,000 elderly households in California
living independent of relatives, only about 29,800, or
347 percent are living in retirement communities today.
While there is evidence that this percentage is increasing,
it is important to realize that retirement communities now
make up a relatively small portion of the total elderly
housing market. Due to the aggressive promotional techni-
ques on the part of retirement community developers and
the controversial character of the communities, themselves,
they have achieved a degree of notoriety that belies their
actual number.1 8
Size and Land Use
The size of the retirement communities sampled by
Barker, in terms of dwelling units, ranged from a completed
development of 58 units to a projected development of
10,000 units. Figure 8 summarizes his survey findings
related to the size and distribution of land use in the
communities.
When the survey was taken (January, 1965) there were
13,399 units completed and 42,799 units projected in all
of the sampled communities. Assuming that the sample is
an adequate cross-section of retirement communities, it
is possible to project that there were, in January, 1965,
some 29,800 units, housing 53,640 people in California
retirement communities. By the time projected units are
completed (96,000 in total), 172,800 people will be living
in California retirement communities.
18 Ibid., Barker, p. 32.
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Figure 8
Size and Distribution of Land
Retirement Communities
Use in 19 California
(January, 1965)19
Units Units
No. Projected Completed
1. 10,000
2. 7,500
3. 6,750
4. 5,600
5. 2,500
6. 2,500
7. 2,000
8. 2,000
9. 1,500
10. 1,300
11. 1,150
12.
13.
14.
15.
16.
17.
18.
19.
923
750
502
418
360
260
228
58
Total 46,299
350
2,500
6,124
144
21
425
510
525
94
230
125
923
423
345
418
315
260
228
58
Gross
Size Ac.
2,000
5,000
514
1,500
300
530
550
540
200
670
202
100
123
110
23
% Ac.
Housing
40
85
73
66
76
75
66
69
65
73
80
85
72
80
78
41 82
13 80
43 80
10.5 85
14,018 12,469.5 72
% Ac. % Ac.
Recreation Commercial
55
15
20
32
10
20
30
26
30
25
20
15
18
13
22
18
20
20
15
25
5
0
7
2
14
5
4
5
5
2
0
0
10
7
0
0
0
0
0
3
Average 2,437 738 656 470 Ac. 169 Ac.
19Source: Ibid., Barker, p. 35.
17 Ac.
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Type of Dwelling Units
Practically all types of dwelling units are found in
California retirement communities, ranging from detached
single-family houses on large lots, to closely packed
multi-story apartments. There are several large developers
who successfully build and market detached dwellings exclu-
sively, while there are others who successfully build and
market apartment-type units, exclusively. It should be
noted, here, that the successful "package" is not pre-
dicated on the type of unit, itself, but, rather, on the
"total package." The quality of the unit, regardless of
type, is no doubt a critical factor in terms of salability
Figure 9 shows the approximate distribution of dwelling
unit types found in California retirement communities.
Figure 9
Percentage Distribution of Dwelling Unit Types in
California Retirement Communities 2 0
% of Number of Units
Type of Unit Total Units in Sample
Detached 63.2 4,334
Apartments 25.8 1,780
Row Houses 11.0 755
100.0 6,869
2 0 Source: Ibid., Barker, p. 41
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Price of the Package
Communities with radically different prices and
quality were represented in the survey conducted by Barker.
For example, at one extreme there was a community that pro-
vided, not only low quality physical facilities, but also
a minimal number of services. This community rented its
units for $53 per month. At the other extreme was a
community that provided high quality facilities and a
cornucopia of services. This community rented its units
for $237 a month with a minimum entrance fee of $10,500.
Figure 10 indicates the average package cost for 15
representative retirement communities. 21
Figure 10
California Retirement Communities Price of the Package
Average Cost
Per Month Average Average Range of
Including Down Purchase Rent or
Services Payment Price Purchase Price
Rent $135.00 
-- -- $78 - $157
Own $180.00 $1,800 $17,100 $15,195-$24,995
2 1 Ibid., Barker, p. 44.
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THE RETIREMENT COMMUNITY AND ITS MUNICIPALITY
The retirement community and the relationship to
its municipality are of interest to all officials of
local government, to the city planner, to the real estate
professional, and to the builder-developer. In point is
the question whether a proposed retirement community
conflicts with an existing master plan of a municipality.
Does a prospective retirement community require, for
instance, amendments to zoning ordinances, subdivisions
or utility ordinances? Hopefully, a retirement community
is of such a size and means to influence changes in the
policies and ordinances of an existing master plan.
From a developer's point of view, the most crucial
relationship between his development and the municipality
is the supply of city services. Fire and police protection,
water supply, refuse collection, and sewerage are indis-
pensable for the very existance of any community. Barker's
research shows Californian cities are usually eager to
supply fire and police protection to retirement communities
because the cost of furnishing such services is usually
less than the revenue a city can collect; the reason being
that retirement communities are typically new, high quality,
planned developments inhabited by well-to-do elderly.
Hence, fire hazard ratings are low, and policing is minimal. 2 2
Barker also probes the effect of a retirement community
on the tax base of a city. The findings prove to be most
2 2 Ibid., Barker, p. 53.
- I--- I I I - -- - - I --- I -- - --
- A
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beneficial to the city, due to the fact that no schools
are required in such a community. In Californian cities,
one-half to two-thirds of the revenue generated from
residential property taxes goes to schools.
34.
Chapter 7
SITE
Measuring about 725 acres of virgin land in Rancho
Bernardo Valley, the site is located about 25 miles north
of San Diego (1960 population: 1,033,500) and 5 miles south
of Escondido. Highway--running through the eastern boarder
of the site connects further north and, also, further
south to Interstate--which brings the traveller to Escon-
dido and San Diego, respectively. An existing private
road runs right across the middle of the site and terminates
at the San Bernardo Winery which is located just east of
the site. This road is rerouted just a bit south and
integrated with the proposed community road system which
is generated in sympathy with existing topography.
With the exception of the southwest corner of the
site, general topography shows gentle sloping of 5 to
12 percent. From limited information, there appears no
special soil problem except minor water sheds scattered
here and there on the site. Almost all existing trees
and greenery on the site are preserved.
Pedestrian paths, separated from vehicular traffic
and tying dwelling units and physical facilities together,
offer occasional views into various courtyards or onto
the surrounding site.
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QUANTITATIVE PROGRAM
The following is an adjustment of the original program
written by the National Institution of Architectural
Education for a competition sponsored by PPG Industries.
Many changes have been made in light of research and
consultation.
A. Dwelling Units
7,200,000 sq. ft. gross floor area (8,000 units at
an average of approximately 900 sq. ft.) consisting of
efficiency, one and two bedrooms, the units' breakdown
will be computed using the U. S. Census for aged popu-
lation projection (1975) for California as a guide.
1975
Single
Widowed
Divorced
Married
Estimates
Male
4%)
19%) --- 29% 1 BR
6%)
71% --- 71% 2 BR
Female
2%)
53%)--- 61% 1 BR
6%)
39% --- 39% 2 BR
of California's Civilian Population
Aged 65 and Over2 3
Male
409,000
591,000
6.57,000
731,000
821,000
Female
486,000
785,000
905,000
1,033,000
1,178,000
Total
895,000
1,376,000
1,562,000
1,764,000
1,999,000
2 3
"New Population Facts on Older Americans, 1960,"
Staff Report, Special Committee on Aging, U. S. Senate,
(Washington, D. C.), 1961, p. 5.
Year
1950
1960
1965
1970
1975
From the above table,
% males projected, 1975 . . . . 821,000/1,999,000 . .
% females projected, 1975 . . 1,178,000/1,999,000 . .
41% of 8,000 units is 3,280 units) 1 BR or 29%
) 2 BR or 71%
59% of 8,000 units is 4,720 units) 1 BR or 61%
2 BR or 39%
Total
1 BR 2 BR
951
--- 2,329
2,879
1,841
3,830 4,170
An arbitrary 25% of one-bedroom units shall
(25% of 3,380 units is 958 units).
Summary of dwelling type breakdown:
Efficiency 958
1 Bedroom 2,872
2 Bedroom 4,170
Total 8,000
be efficiency
12%
36%
52%
100%
B. Commercial Spaces
350,000 sq. ft. gross floor area. "The Community
Builders Handbook" 2 4 suggests land use split for a typical
retirement community, as opposed to a residential neigh-
borhood as follows:
Retirement
Community
Residential
Neighborhood
Housing 74% 76%
Recreation 22% 4%
Commercial 4% 9%
Schools 0% 11%
The above figures compare favorably accurately with
the average figures of 19 existing retirement communities
as surveyed by Barker.25
2 5
"California Retirement Communities," M. B. Barker,
U. C. Berkeley, 1966, p. 35.
2 4 Community Builders Council of the Urban Land Institute,
"The Community Builders Handbook," Washington D. C., Urban
Land Institute, 1960, p. 87.
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41%
59%
----------- - __
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Housing 72%
Recreation 25%
Commercial 3%
Using the mean of the above two figures for commercial
floor space, 72% is 7,200,000 sq. ft.
3% is 7,200,000 x 3.5/72 -- 350,000 sq. ft.
Included in this category will be: department store,
major food chain, diversified stores, movie theaters,
cocktail lounge with restaurant, garden center and service
station with auto repair facilities.
C. Medical Facilities
216,000 sq. ft. According to Wheeler 2, every 600
sq. ft. of floor space should be dedicated to each hospi-
tal bed. Therefore, the 360 beds, as called for in the
original program, will require 360 x 600 or 216,000 sq. ft.
of floor space. This will include:
1. 160-bed nursing home
2. 100-bed medical service
3. 100-bed extended rehabilitation
4. Office space for 12 doctors (300 sq. ft./doctor)
5. Operating rooms, rehabilitation and therapy
6. Home housekeeping, health and social services
Note: U. S. average size for nursing homes: 2 7
1965 41 beds
1967 50 beds
In Massachusetts, 517 beds/1,000 population
D. Recreational Facilities
2,500,000 sq. ft. Using the same method employed in
getting the gross floor area for commercial uses from the
2 G"Hospital Design and Function," E. Wheeler, McGraw-
Hill, New York, p. 31.
2 7Boston Globe, "The Nursing Home Puzzle," April 15, 1968
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residential uses as a base, the gross area for recreation
is obtained: 72% is 7,200,000 sq. ft.
25% is 7,200,000 x 25/72 -- 2,500,000 sq. ft.
2,500,000 sq. ft. includes both indoor and outdoor
recreational f acilities.
Indoor Facilities
1. Library (Espoo Project 1/10,000 population of
9,000 sq. ft.) or 12,000 sq. ft. 12,000 sq.
2. Golden Age Professional Work Shops
2 studios for painting @ 30'x70' each -- 4,200
2 studios for ceramics " " " " 4,200
2 studios for sculpture" " " " 4,200
10 classrooms @ 30' x 30' each 9,000
1 woodworking workshop, 30' x 70' 2,100
1 electrical " " " 2,100
1 metal " " " 2,100
1 sewing and dressmaking workshop,
30' x 70'
1 printing workshop " "t
1 photo studio and darkroom, 30' x 70'
6 workshop for possible contract
production, 30' x 70'
6 office spaces @ 15' x 15'
2 conference rooms @ 30' x 30'
6 secretarial pools @ 10' x 10'
add 10% mechanical and storage
Total Indoor Recreational
2,100
2,100
2,100
sq.
"'
"
"
"
"
"
"'
"
"
ft.
ft.
11
"'
"I
"'
"I
"I
"'
"I
"I
12,600 "
1,350
1,800
600 "
50,550 sq. ft.
5,600 " "
68,000 sq. ft.
Outdoor Facilities
2,500,000 less 68,000 is 2,432,000 sq. ft. --
2,432,000/43,560 is 503.4 acres. 503.4 acres will comfor-
tably hold the following activities:
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1. 18-hole golf course28
Y A R D S
1
2
3
4
5
6
7
8
9
Out
In
Total
1
2
3
4
5
6
7
8
9
in
Championslip
393
529
447
196
381
355
145
520
370
3,336
3,407
6,743
409
420
375
160
510
398
440
200
495
3,407
Novice
393
450
360
196
310
355
145
440
370
3,019
2,905
5,924
379
320
375
115
430
358
350
168
410
2,905
Par
4
5
4
3
4
4
3
5
4
36
36
72
4
4
4
3
5
4
4
3
5
36
2. Garden plots
3. Bowling green
4. Bicycling and Tricycling paths
5. Walkways
6. Riding stables
7. Tennis courts
8. Band shell
E. Religious Institutions
Four chapels, each holding 600 persons, as called
for in the original program, will require 600 x 15 sq. ft.,
or 9,000 sq. ft. each.
2 8
"Elements of Golf Course Design," K. J. Polakowski,
Landscape Architecture, October, 1964, p. 45.
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F. Rentable Apartments or Houses for Visiting Relatives
and Friends
120 units @ 900 sq. ft. each is 10,800 sq. ft.
G. Town Hall
H. Intra- and Extra-Community Mini-bus Service Stops
I. Parking
.5 car/dwelling unit gives 4,000 cars
@ 300 sq. ft./car gives 1,200,000 sq. ft.
At a community center, assume 1,000 cars will be garaged
at any one time.
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SUMMARY AND CONCLUSION
The evolution and growth of retirement communities
can be attributed to social, political and economic forces.
One of the social changes that has accompanied the develop-
ment of industrialized society is the break-up of the three-
generation family. Characterized by pursuit for higher
education, occupational achievement, marriage and child-
bearing, the young leave home relatively early and form
their own homes and families, independent of their elders.
Closely related with this phenomenon is a widening cultural
split between generations, creating subcultures of senior
citizens at one pole and teenagers at the other. Undoubtedly,
industrialization will continue and subcultures persist.
The subcultures will be increasingly characterized by their
stages of the growing process, each having different
housing needs. For example, the child-rearing subculture,
when looking for housing, selects amenities such as schools,
churches, libraries, and playgrounds, as well as status
attributes and proximity to work. The elderly person, on
the other hand, chooses independence, security, peacefulness,
privacy, companionship of peers and recreational facilities,
both bodily, as well as in the nature of "work substitutes."
The evolution and growth of retirement communities
are also influenced by political forces, as well as social
ones, as we have seen. Going back to World War II, we note
that America's participation in the war effort had siphoned
both men and materials, and that after the war, there was
the unavoidable boom in the private housing building
industry. Encouraged by the FHA's favorable loan programs
and internal revenue's policy of making it more advantageous
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to be a homeowner, the housing demand resulted in tract-
type structures of single-family, detached buildings.
In fact, today, tract-type housing, geared to the child-
rearing phase of life, dominates housing patterns across
the country. The households that possessed three bedrooms
and two baths in the late '40's and '50's are now in a
new phase of the growing process. Confronted with "empty-
nest" or compulsory retirement, they are generating a new
market. Authorities contend that the next wave of housing
construction will be geared, in part, to the new market,
and retirement communities will be an integral part of the
new wave.
Economic forces that support the growth of retirement
communities are twofold. First, there is the increasing
demand for specialized retirement housing. From all indi-
cations, those with the most refined and sophisticated
packages are the best sellers--a fact substantiated by
the long waiting lists they maintain. Secondly, due to
the maturing of the social security program, liberalized
pension funds, and a general improvement in all income
ranges, the elderly segment is more and more able to enter
the market. Currently, only the upper 15 percent income
group of those households over 50 are economically in the
retirement community market. By 1970, it is estimated to
increase to about 20 percent.
With the advance in medicine, life beyond 65 is common-
place. Planning and design for the elderly is far removed
from the traditional objective of providing protective
havens with a beautiful view. Today, the problem is to
help the retiree stay active, healthy, capable and interested
in life, and to spare him from strictly custodial institu-
tional care of the "aged aged" phase of the growing process.
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How their housing is designed, what services are knit in
with it, how well it fills the most obvious gaps in the
current supply, and where it is located are the crucial
questions confronting the aged.
Proposed in "Environment for Retirement and Active
Adult Living" are perhaps some responses to these questions.
A totally planned environment, it provides a feeling of
security of dignity and warmth. Here, the retiree is
encouraged to develop new friendships, extend his personal
interests, and find new purposes for living. Possible
contract production for business or industry in the work-
shops provides him, not only a pastime, but, also, a source
of income. A closed-circuit television system providing
programs and disseminating information about the outside
world, in general, as well as how Congress is acting on
future plans for Social Security, Medicare, and Medicaid,
is especially pertinent to the welfare of the elderly and
generates active cooperation among individuals in personal
needs or in the business of the community. I would submit
the thesis that modern communications, such as television,
radio and transportation, can help to insulate, rather
than segregate this community with the rest of metropolitan
San Diego. The proposed TV tower serves as a physical form
for identity and image.
Since neighbors, apart from relatives and friends,
are an important source of social contact and interaction
for the elderly-, management could devise a plan whereby
preference of neighbors could be checked off by an entering
resident, and matched accordingly, similar to preference
of roomates at a dormitory of a university campus. This
will not only ensure compatibility of neighbors, but, also,
create an air of expectation of meeting and living near
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those of common interests. Indeed, the proposed environ-
ment is designed toward meeting the elderly person's
preferences for independence, self-determination, privacy,
peacefulness, companionship of peers, security, and
meaningful work substitutes. All these attributes and
perhaps others are not found in typical residential
neighborhoods.
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